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1. Framework Introduction and
Overview



Introduction

The purpose of the Urban Design Framework is to provide community members, County staff,
and stakeholders with a baseline understanding o#)existing conditions in the Central Maui
Community Plan Area. The information in the Framework will be shared with the community and
will form the foundation for the updated Central Maui Community Plan, including the Policy
Framework, Growth Framework, and Implementation Actions.

Section 2 provides more information about the Central Maui Community Plan Update, the
project Planning Area, and Resource Papers.

Section 3, Urban Design Analysis, analyzes Central Maui’'s development patterns including
land use, zoning, and other regulatory plans.

Section 4 includes strategies from related plans that may inform the Policy and Growth
Frameworks.

Section 5 summarizes key findings and recommendations for the Policy and Growth
Frameworks based on findings from Sections 3 and 4.




Key Terms and Acronyms

Floor Area Ratio (FAR): A measure of a building’s floor area in relation
to the size of the parcel the building sits on. A greater FAR indicates
greater building intensity.

Dwelling unit(s) per acre (du/ac): A measure of residential density

Infill: Building within unused and underutilized lands within existing
development patterns

Improvement to Land Value Ratio (ILV): An ILV ratio is the ratio of the
value of the improvement on the land to value of the land. An ILV ratio
may represent a site's potential for redevelopment.

Transit-Oriented Community (TOC): A place that supports multiple
ways of traveling and promotes active lifestyles by providing
convenient access to daily needs

CMCP or CP: Central Maui Community Plan
CWPP: Countywide Policy Plan
MIP: Maui Island Plan

Floor area ratio (FAR) is the measure of
gross building area divided by lot area. As
seen in the diagram above, a site with a
maximum of 1.0 FAR could have a single-
story building covering an entire lot, a two-
story building covering half of the lot, or a
four-story building covering a quarter of a
lot. All three buildings have the same floor
area.




2. Central Maui Community Plan
Update



Overview of the Central Maui Community
Plan Update

The Maui County General Plan integrates the Countywide Policy Plan (CWPP), Maui Island
Plan (MIP), and multiple Community Plans. Community plans focus on smaller geographic
regions and have 20-year planning horizons. Guided by a vision for the future, they provide
goals, policies, and implementation actions that direct the development character and
appropriate land use for the region and provide clear direction to guide County decision-
making. More information about Community Plans is available at
https://www.mauicounty.gov/423/Community-Plans.

The Central Maui Community Plan (CMCP), which covers the region illustrated in the next
slide, is currently being updated. The Central Maui Community Plan Update kicked off in early
2024 and includes extensive outreach and engagement to collect community input that will
inform the Plan’s vision and policy direction, a series of Resource Papers that explore issues
and opportunities of Central Maui and guide plan development, and implementation actions
that help guarantee a successful roll out of the Plan over the next 20 years.



https://www.mauicounty.gov/423/Community-Plans

Planning Area

The Central Maui Community Plan Area
and subareas are shown to the right.

The Planning Area is divided into six
subareas: Kahakuloa, Waihee, Waiehu,
Wailuku, Kahului, Waikapu



Purpose of the Resource Papers

As part of the Central Maui Community Plan Update process, the County—with assistance
from a team of consultants—prepared a total of eight Resource Papers focused on cultural
resources, climate change, socioeconomics, housing, urban design framework, economic
development, transportation, and infrastructure. These Resource Papers summarize relevant
existing policy (from the Countywide Policy Plan and Maui Island Plan), key issues that need to
be addressed, opportunities to take advantage of, and initial recommendations for strategies,
policies, and actions to include in the Community Plan. The Resource Papers were prepared
based on the best available data and research, including existing studies, reports, and plans.

The Resource Papers were crafted with two primary purposes in mind: first, to inform County
staff, community members, and stakeholders about existing conditions, policies, and plans
related to the Community Plan; second, they were written so that the key findings can be easily
adapted for use in the Community Plan, either in the Plan, Policy, or Growth Frameworks or the
Implementation Program.




3. Urban Design Analysis



Overview of Analyses

This section shows Central Maui’'s urban structure, existing land uses, and development patterns
through a series of maps and tables. Central Maui's built form today is a product of policy as
established in the existing Community Plan, zoning, and related plans. It is important to
understand the built form of Central Maui to evaluate potential changes to land use regulations in
the Community Plan Update process. This analysis covers the following:

3.A. Urban Structure Diagram 3.C. Regulatory Overview
o State Land Use Districts
3.B. Existing Conditions > Maui Island Plan Growth Boundaries
o Existing Land Use o Wailuku — Kahului Community Plan & Designations

o Existing Zoning

, " o Special Districts

o Commercial Uses & Intensities - Special Management Area/Shoreline
o Building Footprints

o Residential Uses & Densities

3.D. Growth and Development
o Current Development Projects

o Improvement to Land Value Ratio
o Shoreline Growth Considerations
o Growth Opportunity Areas and Sites
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3.A. Urban Structure Diagram

This diagram provides a
high-level overview of the
built form, land use pattern,
and places of activity in the
central portion of the
Planning Area.

Most of the Planning Area is
made up of agriculture or
open space uses that
surround an urbanized area.
Residential uses generally
border these rural uses. Key
cultural and transportation
features, like the airport,
commercial centers, and
institutions are clustered
makai and along major
roadways.
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3.B. Existing Conditions

Existing land use refers to how land is developed and currently (as of 2024) being used in
the Planning Area. Existing land use differs from Community Plan designhations and zoning.
An understanding of existing land use will shape the Community Plan Growth and Policy
Frameworks. This sub-section breaks existing land use into a few diagrams:

» The Existing Land Use figures show high-level existing land uses in the CMCP subareas.
 The Residential Uses figures show detailed residential uses and densities.
« The Commercial Uses figures show detailed commercial uses and intensities.

e The Building Footprints figure shows the footprint of existing structures.

13



Existing Land Use — Kahakuloa

Kahakuloa is
characterized by very low-
density residential
development, as well as
agricultural, conservation,
and open space land
uses.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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Existing Land Use - Waihee

Waihee and Waiehu to the
northwest are
characterized by lower-
density single family
development nestled
between agricultural and
conservation lands.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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Existing Land Use - Waiehu

Waihee and Waiehu to the
northwest are
characterized by lower-
density single family
development nestled
between agricultural and
conservation lands.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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Existing Land Use - Wailuku

Wailuku has a wide range
of land uses. Though
home to the most diverse
residential uses, it is,
similar to other subareas,
maijority single-family
residential. There are
pockets of institutional
uses along Ka‘ahumanu
Avenue and High Street.
There is also a
commercial and mixed-
use district in and around
Wailuku town.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)




Existing Land Use - Kahului

Kahului is characterized
by larger stand-alone
commercial and industrial
uses. The Kahului Airport
area includes some
institutional and industrial
uses next to open space.
The residential areas in
Kahului include low- to
medium-density single
family residential.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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Existing Land Use - Waikapu

Northern Waikapu is
characterized by low-
density residential
development. To the
south, there are open
space and recreational
facilities like the King
Kamehameha Golf Club.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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Existing Land Use

Land Uses Acres % of Planning Area

The three largest land

Single-family
uses by acreage are

: o Multifamily
Agrlculture (35 /0)' : Retail/Commercial
Natural/Conservation Office
(270/0), and . . Mixed Use
Parks/Recreation (21 /0)- Industrial/Warehouse

Parks/Recreation

The most common . .
CommerC|aI recreation

development type is

. . . Open space
single-family housing Agriculture
(0]
(8 /0)- Natural/Conservation

Water

Cemeteries

Civic facilities

Education

Hospitals

Transportation/Utilities (not including right of way)

Vacant/Other
Grand Total

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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Residential Uses

The maijority of residential
uses in the Planning Area

are characterized by low-

to medium-density single-
family housing.

Very-low density housing
is concentrated mauka
while higher density and
mixed-use development is
concentrated in Wailuku
town and along corridors
(such as Lower Main and
S. Kamehameha).

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Residential Uses

The two largest residential land uses by Residential Uses Acres | % of Residential Uses
acreage are: Rural Single Family Detached Rural SE Detached
(61%) and Single Family Detached (28%)

Single Family (SF) Detached

Multifamily residential uses (including Small Lot Single Family Detached
Garden Apartments and townhomes like lao
Parkside and Hale Mahaolu Akahi) make up

less than 4% of the CP area. Garden Apartments & Townhomes
Multifamily Residential

Duplex

Grand Total

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Residential Density

Residential density is
measured in dwelling
units/acre (du/ac). A lower
du/ac means lower density.

The majority of residential
uses are between 3 and 10
du/acre.

Rural residential uses (less
than 3 du/acre) are
concentrated mauka.

Higher density (over 20
du/acre) developments are
concentrated in Wailuku
town and along Lower Main
Street.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)

23



Commercial Uses

Commercial uses are
concentrated in Wailuku town,
along Lower Main, and
northern Kahului (along
Ka‘ahumanu/Hana Highway)

No commercial uses are found
in the northern Waihee-Waiehu
and Spreckelsville areas.

There are four major
commercial centers:

Queen Ka‘ahumanu Center
Maui Mall Village
Maui Marketplace

Pu‘unene Shopping Center

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Commercial Uses

The most common commercial uses by

acreage are Strip Commercial (29%),

Commercial Centers (27%), and Offices Strip Commercial

(21%). These commercial areas are Office

concentrated around downtown Wailuku, . . -
. ecreational Facility/Storage

along Lower Main Street, and along .

Kaahumanu Ave and Hana Highway in Mixed Use

Kahului. Hotel

Residential Uses Acres % of Residential Uses

Commercial Center

Strip commercial centers, like the Waiehu
Beach Center, house multiple businesses,
Offer parklng and are genera”y Clustered Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
along major streets or intersections.

Grand Total

Only 7% of commercial uses are mixed
use.
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Commercial Intensity

The maijority of commercial
uses in the Planning Area
have a Floor Area Ratio (FAR)
less than 0.5 FAR, indicating
low development intensity.
This reflects the high amount
of strip and large format
standalone commercial that
may have large surface
parking lots.

More intensive commercial
uses are concentrated in the
downtown and northern
Wailuku areas.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Building Footprints

This figure shows the
locations and footprints of
buildings in Central Maui.

This diagram shows that
much of Central Maui is laid
out in a suburban-like
development pattern.

Larger building footprints
are found in the low intensity
commercial areas along
Ka‘ahumanu Ave and Hana
Highway and near the UHMC
campus.

Scattered footprints mauka
reflect residential
development on larger lots
typical of the area.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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3.C. Regulatory Overview

This sub-section reviews regulatory frameworks that shape Central Maui’s development patterns.
This includes the existing Wailuku-Kahului Community Plan, which currently guides land use
regulations in the Community Plan Area; the zoning code, which implements Community Plan
Land Use Policy; and related regulations that shape land use policy in Central Maui.

The Central Maui Community Plan Update project team will look to these frameworks for
guidance when evaluating land use designation changes in the Update. If land use designation
changes create inconsistencies with these frameworks, the County may need to update these
frameworks. Regulatory frameworks covered in this section include:

State Land Use Districts Wailuku Redevelopment Area

Maui Island Plan Wailuku Historic District

Existing Wailuku-Kahului Community Plan land

, , Waikapu Country Town District
use designations

Special Management Area / Shoreline /

Existing zoning in the Planning Area Tsunami Evacuation Zones
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State Land Use Districts

All land in the State of
Hawai‘i is divided into four
land use districts:

o Agricultural
 Conservation
e Rural

e Urban

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Maui Island Plan Growth Boundaries

Chapter 8 of the MIP
(Directed Growth Plan)
establishes growth
boundaries for Central
Maui. They are shown in
the figure. Growth
boundaries are used to
reduce sprawl and
promote the efficient use
of land. Areas within
Urban Growth Boundaries
require a full range of
public facilities and
services, areas within
Small Town Boundaries
require fewer services,
and areas within the Rural
Growth Boundaries have
the lowest standard of
service.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Wailuku-Kahului Community Plan Land Use
Designations- Kahakuloa

lllustrated on the following
slides are the Wailuku-
Kahului Community Plan
Land Use Designations, by
subarea. Definitions for all
land use designations are
found in Part 5 of the
existing Plan.

These designations will be
updated in the Community
Plan Update process. New
designations will be
consistent with
designations in the West
and South Maui
Community Plans to the
extent feasible.

Source: County of Maui (2025)




Wailuku-Kahului Community Plan Land Use
Designations - Waihee

Source: County of Maui (2025)
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Wailuku-Kahului Community Plan Land Use
Designations - Waiehu

Source: County of Maui (2025)
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Wailuku-Kahului Community Plan Land Use
Designations - Wailuku

Source: County of Maui (2025)
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Wailuku-Kahului Community Plan Land Use
Designations - Kahului

Source: County of Maui (2025)
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Wailuku-Kahului Community Plan Land Use
Designations - Waikapu

Source: County of Maui (2025)
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Wailuku—Kahului Community Plan Designations

By acreage, the
Conservation (43%),
Agriculture (40%), and
Single Family (4%)
designations cover the
most land in the Wailuku-
Kahului Plan area.

Existing CP Designation Acres % of Planning Area

Single Family

Multi-Family

Rural

Business Multi-Family
Service Business/Residential
Commercial

Hotel

Business/Industrial

Light Industrial

Heavy Industrial

Park

Park/Golf Course
Open Space
Conservation
Agriculture
Public/Quasi-public
Airport

Project District

Other
Grand Total

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Existing and Corresponding New Community
Plan Designations Crosswalk

The following sub-section lists and describes characteristics of Central Maui’s existing
Wailuku-Kahului Community Plan designations. The descriptions include urban design
features like building height and form, street conditions and character, and walkability that
give each designation its own distinct identity. This analysis includes sample photos of
each designation.

The existing designations are then associated with one or more of the fifteen new
Community Plan (C.P.) designations that have similar characteristics. This analysis
represents a first step in corresponding or “crosswalking” existing Wailuku-Kahului
Community Plan designations with the fifteen updated Community Plan designations
included in the recent West and South Maui Community Plans. The final Central Maui
Community Plan will include a final land use map and Growth Framework with these
Community Plan designations.
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Designations Crosswalk

Current Wailuku - Description Representative Photo | Corresponding New
Kahului Designation C.P. Designation(s)

Agricultural Parcels in this designation are reserved for Agriculture
agriculture activities and structures accessory to
agricultural uses including barns, sheds, and
farmhouses, etc.

Rural is characterized by larger lots, estates, and Rural Residential; Rural Village
small farms intermixed with low-density single-family

residential lots. Buildings are mainly 1-2 stories;

streets typically do not include curbs and gutters with

sidewalks.

Single Family Residential Single Family Residential includes single-family, Residential; Rural Residential
duplex dwellings, and accessory dwelling units
(‘Ohana units). Buildings are typically 1-2 stories and
most subdivisions include curbs and gutters with
sidewalks.




Designations Crosswalk

Current Wailuku - Description Representative Photo | Corresponding New
Kahului Designation C.P. Designation(s)

Multi-Family Residential Multi-Family Residential includes apartment and Residential; Neighborhood Center
condominium buildings having more than two
dwellings. Buildings are normally 2-3 stories with
some denser complexes exceeding 3 stories.

Business/Commercial Business/Commercial includes retail stores, offices, Small Town Center; Neighborhood
entertainment enterprises and related accessory Center; Transit Oriented Corridor
uses. As an auto-oriented designation, it includes
strip commercial and lower-scale office parks.

Business/Multi-Family Business/Multi-Family includes a mixture of retail, Small Town Center; Neighborhood
office, and commercial services which are oriented to Center
neighborhood service and single family and multi-
family residential uses. As an auto-oriented
designation, it includes strip commercial and
shopping centers.




Designations Crosswalk

Current Wailuku - Description Representative Photo | Corresponding New
Kahului Designation C.P. Designation(s)

Service Business Residential Service Business Residential includes single family Neighborhood Center
residential with small scale service and
neighborhood-oriented business. The business uses
are generally compatible with the physical character
of the residential neighborhood and normally are 1-2
stories in height.

Business/Industrial Business/Industrial includes a mixture of Transit Oriented Corridor
warehousing, distribution, service operations, offices
uses, moderate- to large-scale retail.

Light Industrial Light Industrial includes low-intensity warehousing, Employment Center
light assembly, service and craft-type industrial
operations. Vehicles and other operations related
equipment are normally stored on site either
outdoors or within warehouses.




Designations Crosswalk

Current Wailuku - Description Representative Photo | Corresponding New
Kahului Designation C.P. Designation(s)

Heavy Industrial Heavy Industrial includes high-intensity industrial Industrial
operations whose effects are potentially noxious due
to noise, airborne emissions or liquid discharges.

Hotel includes hotels, motels, resort facilities, and Resort/Hotel
accessory uses primarily intended to serve hotel
guests.

Public/Quasi-Public Public/Quasi-Public includes schools, libraries, Public/Quasi-Public
fire/police stations, government buildings, public
utilities, hospitals, churches, cemeteries, and
community centers.




Designations Crosswalk

Current Wailuku - Description Representative Photo | Corresponding New
Kahului Designation C.P. Designation(s)

Park applies to lands developed or to be developed
for recreational use. This includes all public and
private active and passive parks.

Open Space Open Space includes preserved open lands and Open Space
green space due to environmental, physical, or
scenic constraints. Other appropriate uses may be
allowed by permit.

Project District Characteristics are determined by the Project District Various land use designations
project. Uses may include residential, commercial,
open space, and related project uses.




Designations Crosswalk

Current Wailuku - Description Representative Photo | Corresponding New
Kahului Designation C.P. Designation(s)

Airport Airport includes all commercial and general aviation Special Purpose District
airports, and their accessory uses.

Conservation Conservation includes State Conservation lands. State Conservation
Regulation of land use and development in the State
Conservation District is the responsibility of the
Board of Land and Natural Resources.

Future Growth Reserve Future Growth Reserve recognizes areas of future No applicable land use.
urban growth that would occur beyond the 10-year
time frame of the comprehensive review and update
of the Community Plan. The Future Growth Reserve
designation would encourage planning and
appropriate phasing of infrastructure development
and use allocations.




Existing Zoning - Central

lllustrated on the following
slides is existing zoning in
the Planning Area.

The zoning code
implements the
Community Plan Growth
Framework. It may need to
be updated if the
Community Plan Update
creates inconsistencies.

Summaries for all County
zoning districts are found
in Title 19 of the Maui
County Code.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)




Existing Zoning - East

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
-
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Existing Zoning - North

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
-
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Wailuku Redevelopment Area Zoning

Chapter 19.39 establishes
zoning standards for properties
in the Wailuku Redevelopment
Area and is intended to promote
mixed use development while
stimulating the economic
revitalization of Wailuku town.

The Wailuku Redevelopment
Area includes the business
blocks from Central Avenue to
High Street, and Wells Street to
Vineyard Street. The
redevelopment area extends
the length of Market Street from
Wells through Happy Valley to
where Kahekili Highway begins.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Wailuku Historic District (HD3)

The purpose of the Wailuku
Historic District is to protect
several well-preserved historic
structures deemed to be of
great value because they are
closely identified with the early
history of Maui. The District is
outlined in Chapter 19.50.030
of the zoning code.

It includes:
« Ka‘ahumanu Church
e Alexander House

e The two buildings known as
Hale Ho‘ike‘ike (Bailey house
and annex)

« Kama ditch and aqueduct
Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Waikapu Country Town (WCT) District

The WCT District is outlined in
Chapter 19.96 of the Maui
County Code. Objectives of the
district include:

*  Provide for a range of housing options
to address projected housing demand;

» Develop a “complete community” with
a mix of housing, retail, and civic uses
to support the community’s residents

» Create employment within the project
to reduce vehicle commutes;

e Create the opportunity for more active
and healthy lifestyles through the
creation of pedestrian-oriented streets,
greenways, separated pedestrian
paths and bikeways, a diversity of park
spaces and community supported
agricultural development

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________

50



SMA and Shoreline Considerations

Special Management
Area (SMA)

The Special Management Areas
(SMA) are areas with “special
controls on developments
within an area along the
shoreline... necessary to avoid
permanent losses of valuable
resources and the foreclosure
of management options, and to
ensure that adequate access,
by dedication or other means,
to public owned or used
beaches, recreation areas, and
natural reserves is provided.”
(Hawai‘i Revised Statutes,
Chapter 205A, Part Il)

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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SMA and Shoreline Considerations

Special Management Area (SMA)

Pursuant to the Maui Planning Commission
Rules and governed by HRS 2053, the Planning
Director and Planning Commission regulate
“development” in the SMA in order to preserve,
protect, and restore natural resources.

Development in the SMA requires an SMA Use
Permit.

The boundaries of the SMA may also be
amended pursuant to Maui Planning
Commission Rules.

Shoreline Setback

Also pursuant to the Maui Planning
Commission Rules, the Planning Director and
Planning Commission regulate uses and
activities within the shoreline environment,
including establishing shoreline setback lines
and approving shoreline setback variances.

All shoreline lots have a setback line that is
specific to the lot and is a function of the
erosion hazard line where one is mapped.
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Shoreline Considerations

Tsunami Evacuation Zones Existing Buildings in Tsunami Evacuation Zones

Though not regulatory in nature, tsunami evacuation
zones can inform community planning.

A 2019 study by a UH graduate student found that
constructing office and residential buildings in
accordance with ASCE/SEI tsunami design
requirements slightly increases building costs by:

~2.5% for office and 1.2% for residential in Hilo
~0.5% for office and 0.2% for residential in Waikiki

However, construction costs can vary significantly
depending on existing seismic requirements in the
area and tsunami flow depths.

Note: The extent of flooding from a tsunami is likely
to exceed the mapped tsunami evacuation zones
due to climate-induced sea level rise.
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SMA and Shoreline Considerations

Sea Level Rise Exposure Area - 3.2" Scenario

Though not
regulatory in
nature, the Sea
Level Rise
Exposure Area
(SLR-XA) can
inform
community
planning.

See the Climate
Change Resource
Paper for more
information about
vulnerabilities to
sea level rise.
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3.D. Growth and Development

The following sub-section provides an overview the planned, ongoing, and potential growth of
Central Maui. When considering updating the Comprehensive Plan, it is important to understand
how much population, employment, and housing growth to plan for, the existing capacity for
absorbing that growth, and the projects that are on track to fill some of that capacity.

First, this sub-section shows current (as of 2024) development projects and their locations in
Central Maui.

The next sub-section identifies potential places with redevelopment opportunity based on the
improvement to land value ratio (ILV).

The final sub-section concludes with analysis of potential areas and sites that could be places
of growth, change, and opportunity based on previous analysis in this Paper.

This initial analysis will help shape “areas of change and stability,” growth scenarios, and the land
capacity analysis to be developed later in Community Plan Update process.
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Current Development Projects (as of 2025)

The location of development
projects are shown on the map.

There are 25 non-residential
development projects in Central
Maui. These projects include
hotels, business parks, public
facilities, and more. 140 lodging
units are under development.

589 housing units have been
approved and 277 are under
construction.

Under Review

Approved

Under
Construction

Source: County of Maui (2025); State of Hawaii (2023); ESRI (2023)
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Improvement to Land Value (ILV) Ratio

An ILV ratio is the ratio of the
value of the improvement on
the land to value of the land.

A low ILV (<0.5), shown in
yellow on the map, indicates a
low level of investment in the
property, which may represent
a redevelopment opportunity
and potential area for change
in the Community Plan. Not all
parcels with a low ILV will be
assumed to change over the
Community Plan planning
horizon.

Source: County of Maui (2023); State of Hawaii (2023); ESRI (2023)
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Growth Opportunity Areas and Sites

This sub-section identifies potential areas and sites that could be places of preservation,
change, and opportunity based on previous analysis in this Paper.

Growth Boundaries

Maui County’s Urban, Small Town, and Rural Growth Boundaries — as defined by the
Maui Island Plan—restrict where development can occur, controlling sprawl and
preserving surrounding rural or natural areas.

Growth Strategies

Growth strategies outlined below are organized into three approaches: Contain, Infill,
and Expand when and where appropriate. Containment directs growth within Central
Maui's existing growth boundaries to preserve natural and agricultural lands; infill
optimizes underutilized areas while enhancing connectivity; and, planned expansion

includes opportunities that have been identified and/or entitled for thoughtfully-planned
and environmentally-conscious growth into greenfield areas.

The diagram on the next slide provides a visual overview of the growth strategies.
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Future
Growth
Opportunities

This diagram provides
an overview of all
recommendations for
key Growth
Opportunity Areas and
Sites in Central Maui.
The slides that follow
describe the strategies
in greater detail.
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Growth Opportunity Areas and Sites

CONTAIN

1. Maintain the urban &
rural growth boundary
mauka, and do not develop
further mauka.

2. Restrict development to a rural residential
or rural village character north of Waihee
Elementary School and maintain the Urban
Growth Boundary as-is in this area.
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Growth Opportunity Areas and Sites

CONTAIN

3. Keep urban development within the
Urban Growth Boundary.

4. Ensure greenbelts, paths, and other
open spaces are maintained to
provide connectivity between Wailuku
and Waikapu.
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Growth Opportunity Areas and Sites

INFILL

5. Support, enhance, and invest in the flourishing
of Lower Main Street as an active mix of retail,
service businesses, and multifamily housing.
Additionally, improve and expand bicycle and
pedestrian facilities along Lower Main Street for
the safety of both residents and visitors.

6. Encourage middle- and higher-density residential, mixed-
use, and office/civic developments in Downtown Wailuku.
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Growth Opportunity Areas and Sites

INFILL

7. Redevelop the blocks between Kane Street, 8. Encourage the development of
Pu‘unene Avenue, Ka‘ahumanu, and West small neighborhood activity centers
Kamehameha along Vevau Street into a vibrant along the Waihee-Waiehu corridor.

and active mixed-use destination. Potential uses
include retail, entertainment, civic, multi-family
housing, parks, and recreation.
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Growth Opportunity Areas and Sites

INFILL

9. Promo’ge the evoulution of existing . 10. Infill the area shown below with low-
commercial shopping centers through infill density and rural residential uses. Adjust
with a mix of retail, medical office, and the Rural Growth Boundary where
residential uses and by adding pedestrian and appropriate

placemaking improvements such as plazas
and connections to adjacent neighborhoods.

Kehalani and Maui
Lani Village Centers
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Growth Opportunity Areas and Sites

PLANNED EXPANSION

11. Continue the planned development of areas between
Kuihelani Highway and the western Urban Growth
Boundary, while maintaining open space or agricultural
greenbelts between major developments. Designate the
following as Neighborhood Center or Small Town
Center, excepting the southern agricultural area:

e Maui Lani

e Pu‘uhona Homestead

« Wai‘ale Mixed Use Community Master Plan

« Waikapu Country Town Master Plan, Phases 1 and 2
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Growth Opportunity Areas and Sites

PLANNED EXPANSION

12. Create new small town/neighborhood centers
as growth expands southward including the
Waikapu Village Centers and Wai‘ale Centers.

13. Build out the Waikapu Country Town area as a
“complete community” with a mix of housing, retail,
employment, and civic uses to support the
community’s residents. Create pedestrian-oriented
streets, greenways, separated pedestrian paths
and bikeways, a diversity of park spaces, and
community-supported agriculture.
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Growth Opportunity Areas and Sites

FUTURE EXPANSION

14. As growth requires, continue gradually expanding commercial, industrial, research and
development, and service uses along Ho‘okele St and Cravalho Way. Be aware of airport-
related constraints.
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4. Strategies from Relevant
Planning Documents



Strategies from Related Plans

This section contains a broad overview related land use and urban design policy direction from
existing plans, including the Maui Island Plan (MIP), the 2002 Wailuku-Kahului Community Plan,
and the Ka‘ahumanu Avenue Community Corridor Action Plan. The strategies identified in this
section, clustered by topic area, may inform land use, growth and development, and urban
design direction in the Central Maui Community Plan.

Maui Island Plan (Chapter 7: Land Use)
Agriculture and Rural Landscape

« Goal 7.1: Maui will have a prosperous agricultural industry and will protect agricultural
lands.

« Policy 7.1.1f Strongly discourage the conversion of productive and important agricultural lands
(such as sugar, pineapple, and other produce lands) to rural or urban use, unless justified during the
General Plan update, or when other overriding factors are present.
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Strategies from Related Plans (MIP)

« Policy 7.1.11 Encourage future community plan efforts to identify lands within the County
Agricultural zoning district that are primarily being used for large-lot residential or rural
use and consider such lands for reclassification to an appropriate County Rural zone.

- Policy 7.1.2d Support the designation of a research and development area within
agricultural parks to help farmers stay attuned to new technology and research.

- Goal 7.2: Maui will have a rural landscape and lifestyle where natural systems, cultural
resources and farm lands are protected and development enhances and complements the
viability and character of rural communities.

« Policy 7.2.1a Focus development to areas inside urban, small town, and rural growth
boundaries to preserve natural, cultural, and agricultural resources.

« Policy 7.2.1g Encourage green belts, open space buffers, and riparian zones to minimize
conflicts between agriculture and residential uses.
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Strategies from Related Plans (MIP)

Balanced Land Use Pattern

« Policy 7.2.1e Allow for mixed uses, including residential uses, within Business Country Town
Districts.

« Goal 7.3: Maui will have livable human-scale urban communities, an efficient and sustainable
land use pattern, and sufficient housing and services for Maui residents.

« Policy 7.3.1a Ensure higher-density compact urban communities, infill, and redevelopment of
underutilized urban lots within Urban Growth Boundaries.

« Policy 7.3.1d Ensure future amendments to Urban Growth Boundaries achieve the following:
« (1) provide a beneficial extension of the existing community;
- (2) arein areas where it is cost- effective to provide and operate infrastructure/public
service facilities; and
 (3) do not promote automobile-oriented land use patterns.
« Policy 7.3.2a When developing new communities, provide sufficient lands for commercial,
appropriate industrial, educational, spiritual, and non-profit uses to serve the daily needs of
community residents.
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Strategies from Related Plans (MIP)

« Policy 7.3.2¢ Facilitate self-sufficient communities and shorten commutes by:
« (1) Directing residential development to job-rich areas;

« (2) Allowing for appropriate commercial development and community services to
shorten commutes; and

. (3) Allowing home occupations or home-based businesses that are compatible with
surrounding neighborhoods and lifestyles.

« Policy 7.3.2d Ensure, where appropriate, that affordable employee housing and multi-
modal transportation opportunities are located near major employment centers.

Connectivity
« Policy 7.1.3b Discourage land use and urban design that impedes interconnectivity
between adjacent communities.
« Policy 7.3.2b Site community facilities such as schools, parks, libraries, and community
centers within walking and biking distance of residences.
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Strategies from Related Plans (MIP)

Cultural Resources and Community Design

Policy 7.2.2b Protect and support the character, economic viability, and historic integrity
of Maui’'s small towns.

Policy 7.3.3b Encourage Hawaiian architecture and tropical building designs.

Policy 7.3.3c Support the continued revitalization of historic country towns, Wailuku Town,
and Kahului's commercial core and harbor-front without displacing traditional, cultural,
recreational and customary uses.

Policy 7.3.3d Strongly encourage the preservation of buildings, structures, and sites of
historic significance.

Policy 7.3.3g Ensure that safe and attractive public spaces (e.g., plazas, parks,
town/village squares) are provided throughout the island’s urban areas.
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Strategies from Related Plans (Wailuku-
Kahului Community Plan)

« Goal: An attractive, well-planned community with a mixture of
compatible land uses in appropriate areas to accommodate the
future needs of residents and visitors in a manner that provides
for the social and economic well-being of residents and the
preservation and enhancement of the region’s environmental
resources and traditional towns and villages.

- Policy 1 Ensure that adequate lands are available to support
the region’s present and future agricultural activities.
« Policy 6 Establish an adequate supply of urban land use

designations to meet the needs of the community over the
next 20 years.
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Strategies from Related Plans (Wailuku-
Kahului Community Plan)

« Policy 7 The Community Plan map shall define the urban growth limits for the region.

- Policy 9 Maintain the existing Kahului Airport district boundaries, as defined in the
Community Plan Land Use Map and continue to evaluate the air transportation needs
of the County to determine future air transportation facility requirements... (additional
policy detail can be found in the Plan)

« Policy 13 Within the Wailuku Town core, formulate and implement flexible land use
guidance policies that enhance the various activity centers and maintain the
traditional character of the town.
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Strategies from Related Plans (Ka‘ahumanu
Avenue Community Corridor Action Plan)

Big Moves

1. Build housing to serve changing needs
1.2 Incentivize infill development

2. Express Central Maui’s history and culture
2.1 Use art, amenities, and urban design features to reflect the history
of Kahului and Wailuku
2.3 Preserve and enhance the Community Corridor’s parks and open
spaces

4. Create vital community hubs
4.1 Advance the strategic redevelopment of large and important properties

Focus Areas

« The Plan identifies specific strategies related to people, buildings, and public space in six focus areas
along the Corridor.

Policy Recommendations
« The Plan recommends establishing density bonuses and a transit-oriented community (TOC) overlay

—dlong the Corridor e
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5. Preliminary Recommendations



SA. Preliminary Policy Framework
Recommendations

The Policy Framework included in the Community Plan serves as a foundation for shaping
Central Maui’s future by implementing the community’s vision and priorities. It outlines goals
that detail desired outcomes, guiding policies, and actions. The Framework integrates

interconnected planning topics, emphasizing collaboration and supporting implementation and
monitoring efforts for effective community planning.

The following section offers preliminary recommendations for the updated Policy Framework
based on strategies from the existing Wailuku-Kahului Community Plan, key findings from the

Urban Design Analysis, and a review of existing long-range planning documents applicable to
the Central Maui Community Plan Area.
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SA. Preliminary Policy Framework
Recommendations

1. Maintain agricultural lands. Consistent with the direction in the Maui Island Plan,
discourage the conversion of productive and important agricultural lands to urban uses.

2. Protect Central Maui’s natural, historic, and cultural resources. Consistent with the
direction in the Maui Island Plan, protect Central Maui’s archeological and cultural
resources, natural environment, scenic resources, and habitat.

3. Focus development within Urban Growth Boundaries. Concentrate future growth within the
current Urban Growth Boundaries.

4. Implement the Ka‘ahumanu Avenue Community Corridor Action Plan. Advance the Action
Plan’s vision of a transit-oriented Communit?/ (TOC) by considering a TOC zoning overlay in
the Central Maui Community Plan Update, planning for public and open spaces, expressing
jch? area’s history and culture, and identifying targeted land use and urban design strategies
in focus areas.

5. Support other key corridors. Support, enhance, and invest in the flourishing of main
corridors in Central Maui, such as Lower Main Street, with, as appropriate, a mix of retail,
businesses, and housing.
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SA. Preliminary Policy Framework
Recommendations

6.

8.

9.

10.

Context-sensitive development. Ensure new development is sensitive to the existing
building scale, architectural character, culture, and history of Central Maui.

Housing. Provide opportunities for development of a diversity of housing types in Central
Maui.

Accessible communities. Encourage development patterns where residents can access
public spaces, community services and facilities, commercial, and employment
opportunities within an easy walk, bike ride, or transit trip from their home.

Waikapu Country Town (WCT) District. Support the implementation of the Waikapu
Country Town District to support a mix of housing, employment, civic, and recreational
uses in pedestrian-oriented environment.

Infill development of shopping centers. Support infill development of shopping centers
with large lots with housing and other employment uses.
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SA. Preliminary Policy Framework
Recommendations

11. Resiliency Considerations. Ensure new development is resilient to sea level rise and
climate hazards through the following strategies:

. Use SMA and shoreline permits to regulate minimum shoreline setbacks

. Require conservation, restoration, and/or management of natural
buffers in the 3.2’ sea level rise exposure area (SLR-XA)

 For any new development in the 3.2" SLR-XA, encourage or require appropriate resilient building
standards such as raised first floors, elevated mechanical equipment, and permeable
surfaces/paving.

e For any new development (or major renovations) within Tsunami Evacuation Zones, work to
implement “tsunami design” construction standards, design techniques, and community refuge
facilities
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SB. Preliminary Growth Framework
Recommendations

The Growth Framework included in the Community Plan guides physical planning for current
and future land uses, services, and infrastructure. It informs land use and development
decisions, zoning code updates, and new regulations. Key components include community plan
designations, the Community Plan Map, and Areas of Change expected to evolve over 20 years.

The Growth Opportunity Areas and Sites in Section 3D provides initial recommendations regarding
potential locations to contain, infill, and expand future development. These recommendations were
based on historic growth patterns since the adoption of the existing Wailuku-Kahului
Community Plan in 2002, key findings from the Urban Design Analysis, and a review of existing
long-range planning documents for the Central Maui community.
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